Date of Meeting: September 18, 2007

BOARD OF SUPERVISORS

ACTION ITEM #22

SUBJECT: CPAM 2007-0001, Housing Policies
ELECTION DISTRICT: Countywide
CRITICAL ACTION DATE: December 9, 2007

RECOMMENDATIONS:

Board of Supervisors: On September 11, 2007 the Board of Supervisors held a Public Hearing on CPAM
2007-0001, Housing Policies. Two members of the Housing Advisory Board (HAB) and three public speakers
provided comments in support of the amendment. The three public speakers, representing groups that work with
very low income persons and with the homeless, requested more explicit recognition of their needs in the text
and policies of the plan amendment. At the Hearing, the Board voted 7-0-2 (Kurtz, York-absent) to forward the
CPAM to the September 18™ Business Meeting for action. The Board asked several questions and requested
staff work with the HAB to draft two additional policies that provide guidance for proposals to convert
commercial land to affordable housing and that clarify the County’s interest in addressing the full range of unmet
housing need as it reviews rezoning proposals. These new policies are included in Attachment 1.

Planning Commission: On September 10, 2007 the Planning Commission certified their July 16, 2007

recommendations (6-0-3; Hsu, Lewis, Munsey-absent) and forwarded the CPAM to the Board of Supervisors
with a recommendation of approval.

Staff: Staff endorses the Planning Commission’s recommendations and the requested Board of Supervisors’
revisions to amend the Revised General Plan Chapter 2, Planning Approach, by replacing existing Housing
Policies with revised policies that support the development of housing to fulfill unmet housing needs and by
adding definitions to the Glossary that support the proposed policies (Attachment 1).

BACKGROUND:

On April 3, 2007, the Loudoun County Board of Supervisors initiated an amendment to the Loudoun County
Comprehensive Plan to broaden and update countywide housing policies (CPAM 2007-0001, Housing Policies).
The proposed policies, initially developed by the HAB, include providing a focus on the housing need for
households with incomes from 0% to 100% of the Washington Area Median Income (AMI, $94,500 for 2007).

Proposed policy revisions would clarify the County’s continuum of housing need and provide direction for
program initiatives to address the need.

SUGGESTED MOTIONS

1. T'move that the Board of Supervisors approve CPAM 2007-0001, Housing Policies as amended by the Board on
September 18, 2007.

OR
2. [ move an alternate motion.
ATTACHMENTS

1. CPAM 2007-0001, Housing Policies, new text/strike-through text shown (pg. A-1)

STAFF CONTACT: Cindy Keegan, Project Manager



Proposed Changes to the Housing Policies
of the Revised General Plan (Chapter 2, pp. 2-12 to 2-15)

Key:
e Double underlined, red color, new text
Strike-through, blue color, deleted text
Bold, italics, green color, proposed revisions per Board of Supervisors request on
September 11, 2007
Housing

The County's primary housing objective is to assure that' existing and future
County residents and the workforce are served by a range of housing

opportunities. An adequate supply of varied types of housing, both rental and
for-sale, in eonvenient locations throughout the Countyiis a fundamental

ingredient of an enduring community. The creation: of sustainable housing-its

design, density, location, and performance-requires that the pattern of residential
development-its-design—density,location-and-perdormance-benefit the user now
and over time. lhe—pnmary—heusmg—ebjeetwe—rs%—aseure—that—au—e*rsmg-and

2-—Cour esider B erved-b ahge sedsing-erpoduinit To

accompllsh thls og|ect|ve! purpese; a dwersrty of housmg types in a broad range
of prices should be provided. Housing opportunities'should must be available in
all areas of the County. Housing for 'special needs populations incorporating a
programmatic approach also should must be furnished.

The supply of single-family detached, attached and multi-family housing (it
types-and-prices) and their pricing is largely a function of market dynamics. The
residential market plays-the-primary-role-in determines the type of housing to be
constructed, based upon regieral demands for specific housing types and the

potentlal return on mvestment for the developer lf—supply—fer—a—pameular—heusmg

altematwe—market— Loudoun’s experience i hat the market aI ne cannot meet
all areas of ho n iven current and projected job growth for the reqgional
economy. nme ing needs occur across a broad segment of the County’s

income spectrum. /The County defines unmet housing needs as the lack of
housing options for households that are unable to rent or purchase due to
insufficient incomes to meet current market prices. Housing diversity in type and
price to address unmet needs will enhance Loudoun’s economic vitality and the
health of the community now and over time.

ATTACHMENT 1
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corsuerottheproduct

As total demand for housing in Loudoun has increased over the past fouryears
fifteen years, townhouse—and—econdominium single-family attached and multi-
family units have gained a greater share of the for-sale market, while single-
family detached homes and lots have accounted for a decreasing share. In
1990, single-family detached units represented 65% pereent of the County’s
housing stock, whereas single-family attached units constituted 19% pereent and
multi-family units constituted 14% persent. By 20005, single-family detached
units represented 54% 66-pereent of all homes; single-family attached units 26
27% pereent, and multi-family units, 19% pereent. By, 20005, single- family
detached hemes units and lots accounted for only 56 49% percent of sales,
compared to 58_[0_ peFeent of sales in 1990. Ihe—mereaseﬂna#ket—eha;e—ei—the

Although the txges of hgusmg oﬁg@d in the market are giversﬁxmg! housmg

costs are high and the shortage of affordablehousing for residents and the
workforce is growing.

The County can influence the-heusing-market housing options and affordability

by encouraging or requiring a clustered pattern of development and mixed-use
communities requiring with/'al diversity of ‘housing types. To achieve this, the
County ean should allow, higher''residential densities that are close to
employment o ities, schools, community centers, transit routes and other
amenities and-town-centers; where adequate water, sewer, roads, schools, open
space, and recreation are, or will be in place. In and of themselves, increased
densities are not the only answer to influencing the market. Flexibility in lot sizes
and setback requirements, and a relaxation of use restrictions and-programmatic
optiens are also necessary to achieve the desired product mix. The County can
alse-allew permit accessory and second-story apartments in existing villages and
rural clusters and' provide for a variety of unit types to be developed in

designated Joint Land Management Areas (JLMAs) around the towns that have
them. The County can form public-private partnerships to implement programs,

roviding incentives to influence the market,

A. Affordable Housing Affordability

Housing affordability has long been an issue in the Washington, D.C.
metropolitan region heusing—market. Affordability becomes a problem when
housing—prices the cost of housing exceeds an acceptable percentage of a
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household’s disposable income. When—cenfronted—by—high—housing—prices
relative-to-household-ineomes;-hHouseholds that are determined to reside in the
metropolitan area can either pay a disproportionatelytarge amount of their
income to secure housing, or pay less and-seeure for lower quality or less
adequate housing. The-Beard-of Supervisers—iln developing Loudoun County’s
approaeh vision for its residents, the Board of Supervisors has recognized
affordable housing as an economic, transportation, and quality-of-life issue. As-is
the-case-in-the-region—wWhile the County is providing a significant share of its
the region’s housing, prices and rents are at a level that is too costly for many
werkers of Loudoun’'s workforce. Workers filling jobs in Loudoun often live in
other jurisdictions and generate traffic on local roads as they travel commute to

work- increasing air pollution and gas consumption. Some housing units contain
multiple families or additional occupants, resulting 'in overcrowded conditions
which adversely affect neighborhoods and quality of life. Thelack of affordably

priced housing also has an impact on the continued ability to attract and retain a
diversified employment base.

B. Unmet Housing Needs

The County's affordable housing policies focus on the unmet housing needs of all
Loudoun’s citizens and workers. The:market is not'meeting all areas of need
given the County’'s vibrant economy. and location in the 'region. The County’s
housing strateqy gives guidance to the development of a variety of programs that
address _Loudoun-specific needs as _.identified |/through systematic audit,
evaluation, and study. The County has identified that, within the broad spectrum

of housing need,/!different levels of effort and varving approaches must b
applied in order to effectivel dress the blem of housing affordability.

Providing housing for special needs populations to include low-income residents

less than 9 Iderly_residents requiring congregate care, disabled
resi and th meless often requires heavy subsidies, which have
historically. been provi by the federal and state governments. Given th
r ion of federal and state assistance, the County is committe identifyin

resources to replace that assistance as well as encouraging the formation of

lic and priva artnerships to su rt the development of housing for people

who are elderly, disabled, or living on very low incomes.

To ress the unmet housing needs of Loudoun's workforce earning 30% to

100% AMI, inati . a_full range of tools to include loans,
requlations, and other incentives should be considered ied-. _One important
program is the Affordable Dwelling Unit (ADU) program. #4990-the-Boardof
Supervisors-adopted-a-definition-forLaffordable’ housing-to-inelude Thisgrogram
adopted in 1993 as part of the Zoning Ordinance is based on state enabling

legislation, and aimed at fulfilling the housing needs of County residents with
incomes from 30% pereent to 70% percent-of the-County's-median-housecheld

income AMI.

R
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Generally—rental-units-should-heuse The ADU rental units are designed to serve

residents earning 30% to 50% eof-the-Ceunty's-median-income AMI| Theunits
she&ﬂd—be—avaﬂable—at—aam:al—pnees—equal-ate and priced at 30% pereent of
income (exclusive of utilities). Generally—these residents with-incomes—at ADU
for-sale units are designed to serve residents with incomes of 50% pereent to
70% pereent-should-be-able-to-purchase-housing AMI. For-sale units should be
available at 2:6 3 times that income. As important as this program is to providing
affordable housing to County residents. it has not been able to keep pace with
the growing demand. In addition, there are deficiencies in.the implementation of
the ordinance that lessens its effectiveness to securei affordable housing for
households in the lower range of the ADU program. This program alone cannot

meet the need.

The County should gstabllgt_]a—heu&ng—tmst—iund—wﬁh a dedicated seuree_stream

of revenue to fundlithe housing trust fund which would leverage federal, state
and other funding sources for the production of new units, to provide down
payments for first-time homebuyers.and to purchase land for affordable housing
development. | Part-oftThe affordability issue also includes developing strategies
to retain preserve the eX|st|ng supply of owner-occupied housing and the-existing
stpphe-of subsidized | units. As such, the Plan recommends
other programmatic |n|tiatives aimed at revitalization, renovation, and restoration
of the existing housing stock, develepment-ef provisions to allow manufactured
housing as an option, and that—thegeveanan—playsa-Larger—rele—m—theprewaen
ef—heusmg—eppemmmes the commitment of overnment lay a_greater
role in addressing unmet housing needs.
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1. The County seeks to promote housing options for all people who live and/or

work in L oudoun.

2 County policies and programs will focus on the unmet housing needs of
households earning up to 100% of the Washington Metropolitan Area Median
Income (AMI) that being as-thatis_the area of greatest need,

3. The County will reqularly examine and estimate unmet housing needs,
and housing programs will be evaluated for their effectiveness 'in addressing

those needs.

4. Housing that is developed to fulfill unmet housing needs should
generally be located near existing or planned''employment opportunities

centers;, schools, communityies eenters, transit routes, and other amenities.

5. The County is committed to bring all 'existing' substandard affordable
housing in need of indoor.plumbing, operational septic and water systems, and
to_eurrent

major_system repair'(new roofs, heating and cooling systems) u

health-and-safety-standards-safe and livable conditions.

2:6. The County encourages a|variety of housing types, sizes and innovative
designs to/be developed in—mixed-use—communities to assist in achieving

affordable-heusing-geals- fulfilling unmet housing needs throughout the County.

3:7. The,County will require a mix of housing options appropriately located in
communities to support a balanced development program.
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20.8. The County will encourage the

formation-of public-and-private-partnershipsto
development of housing for special needs populations (as defined in the
Glossary) that—are integrated within existing and planned residential
communities, particularly in areas within walking distance of convenience
shopping and employment opportunities, transit, and other amenities.

9. The County will promote the-fermation-of public-and-private-partherships-for the

provision of an affordable range of housmg types throughout the County to

utlllzatlon of state and federal housmg programs 10 gssnst in fu|f|II|ng unmet
housing needs.

11. The County supports the development of housing and of communities that
apply universal design principles.

12.The County encourages development that utilizes energy efficient design and

construction principles, promotes high performance and sustainable buildinas

and minimizes construction waste and other negative environmental impacts.

13. The use of planned and/or zoned non-residential land to address unmet
housing needs is not supported unless the proposed use provides a mix of
residential, commercial and offices uses and addresses the full range of
unmet housing needs.

14. In addition to ithe requirements of the ADU Ordinance, the County
encourages each development proposal that includes a residential
component to address unmet housing needs recognizing that the largest
segment of unmet need is housing for incomes below 30% AMI.

Housing Supply Polici

4.1. The County will identify options for addressing affordable—housing

develepment unmet housing needs in-the Transition-Policy-Area not covered by
the ADU zoning ordinance and work toward an implementation plan.

i1
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+2. The County will encourage preservation by adaptive re-use of existing rural
farm unused, or underutilized structures throughout the County, such-as-barns;
for the development of affordable dwelling units, as defined in the Zoning
Ordinance and in accordance with the policies in the Revised General Plan.

. tion Polici

1. The County will initiate a regional cooperative effort with neighboring
jurisdictions to establish a dialogue and programs to address the provision of a
healthy balance of jobs and housing in each jurisdiction.

8:2. The County will provide technical planning expertise and financial support
to the Towns to assist them in establishing redevelopment—and-revitalization
programs that provide affordable housing. | Such '‘programs might/include a
revitalization tax credit program, housing rehabilitation, the development of
regulations that allow for a broad range of housing types and sizes and upper
story residential uses over stores, etc.

46.3. The County will work in partnership;with nonprofit, public and private

sector and-not-for-profit entities agensies committed to 'the provision of a wide
range of afferdable housing opportunities by offering technical and financial
assistance.

Funding Polici

43:1. Developers ' of residential and mixed-use projects are encouraged to

include afferdable-housing proffers-funding commitments and proffers to fulfill
unmet housing needs in their development proposals.

44—2 The County wnII malntal estabhsh—a—heusmg—trust—qud te—pFewde—a

heu&ng—needsr 0 fung the housmg trusg_‘, fund to address unmet housing needs

The fund will be evaluated annually to determine its effectiveness and
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e | Incentives Polici

1. The County will encourage the creation of programs, tools and_incentives
both publicly and privately developed that will fulfill unmet housing needs.

42.2. The County may will provide speseial incentives to stimulate the
development of new housing projects when the applicant demonstrates the
capacity to eaffect economic efficiencies in producing and sustaining affordable

rents and or sale prices over time that-meet the-County’s-adepted-definition-of
afferdable.

4+#3. The County may will adopt or develop and implement an employer-
assisted housing program to help meet workers’ housing needs.

48:4. The County may will-develop and implement a revitalization tax credit

programs and/or loan programs for housing rehabilitation to conserve existing
affordable housing.

The County may will—eensider_establish additional a—process—for
establ+sh+ng _incentives, such as which-weuld-might-includedensity bongses OF
transfers,__expedited application Ireview; reductions lor waiver of permit,

velopment, and infrastructure fees.or capital facilities ‘contributions: tax credi
rograms; and zoning modifications to meet: arrual_housing goals and
objectives.

The County will develop-and_maintain an the_inventory of County-owned
gl grogertx pubheiy—land—#iat—eelild—be—suﬁable—fepre&dermal—use—and

a
-
-
-

aFea—meman—meeme—andThg § ard of Suggrwsors max consnggr the uge of

inven ro nonprofit, public and private sector entities as

incentive residential development to fulfill unmet housing needs when i is
consistent with other Plan policies. In using County-owned real property, th
evelopment | is to!provide 1) special needs housing and/or 2) a mix of
housin s and siz uitable for a range of households having less than 709

of Area Median Income (AMI).

7. The County promotes the recognition of good design and _innovation in
affordable housing by the Design Cabinet, County programs, and other

channels.
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| egislation Polici

81. The County requires that for land development applications proposing
development of 50 or more dwelling units with a density greater than one
dwelling unit per acre, located in an approved sewer service area, a percentage
of the total number of dwellmgs will be developed as affordable units and given

9:2. The County will seek state enabling legislation.to eliminate the exemption

from the ADU Ordlnance of buildings wuh elev rs that.are four stories or

40-3. The County will strengthen ADU Program regulations to do/as much as
the state code allows to require the development of affordable housing that is
interspersed within neighborhoods; communities and throughout the County as a
part of new development.

Fevﬂahze—eemmum%y-m#ast;ue&xe ;!! §uch tlmg as a Houglng Authgntx

lished to op_n affordable 1housing, rehabilitate housing, and
revitalize community! linfrastructure, the County encourages the Industrial
Development Authority to exerciseits authority to assist with tax exempt bond
financing, .. inancing "and _stimulate erativ artnerships
toward the preservation and production of housing to address unmet needs,

24:5The County will amend the Zoning Ordinance to expand the number of
districts where ,manufactured housing, accessory units, and other alternative
housing types are allowed.
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TO BE ADDED TO THE GLOSSARY

Manufactured Housing:

Manufactured housing are homes built entirely in the factory, transported to the
site, and installed under a federal building code administered by the U.S.
Department of Housing and Urban Development (HUD).

Special needs populations include low income residents (incomes below the 30
percent Area Median Income (AMI)), elderly residents reguiring congregate care,

disabled residents, and the homeless.

Universal Design:
The simple design of both products and the built environment to be usable by

people of all ages and abilities, and which'promotes the ability for gig_ggle to age
in place.

Unmet Housing Needs:
The lack of housing options for households earning' up to 100% of the
Washington Metropolitan Area Median.Income (AMI).

f[0



